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Context for this Report
The after-effects of the Coronavirus pandemic continue to be felt across the nation. One
of the most insidious harms is the affordable housing crisis, already dramatic before COVID,
now reaching epidemic proportions. Many working poor families, particularly in communities of
color, spend more than 50 percent of their earnings on housing. As harsh as that reality is, the
situation appears to be worsening as rents skyrocket and families are threatened with
homelessness. Study after study show that rents are increasing in many regions by between 25
and 40 percent annually.
A study by rent.com, a network geared to linking renters with available apartments, found
that nationally rents for one-bedroom apartments increased by 26 percent in the last year and 25
percent for two-bedroom apartments. In New Jersey, the focus of this policy report, rents are
increasing even more dramatically on an annual basis -- a crushing 33 percent. i Jersey City is one
of the most challenging markets in the country with rents rising by almost 50 percent in the last
year, according to the survey. ii It is no surprise that eviction cases are double what they were a
year ago. NJ data indicates that landlords filed over 40,000 eviction cases in the first five months
of 2022. iii
As the graph below indicates over 50 percent of Latinos and Blacks are renters nationally
and many of those are families struggling for economic survival, a struggle worsened by the
pandemic. iv The second graph indicates that in New Jersey 26 percent of Latino families spend
more than 50 percent of their earnings on housing, while in the Black community 25 percent of
families find themselves in that situation.
The pandemic and its aftermath created a perfect storm for renters, homeowners with
little room to spare on mortgage payments, and first-time home buyers struggling to find a place
they can afford. In suburban states, like New Jersey, this was exacerbated by folks moving from
New York City and Philadelphia, to escape tight living quarters. This migration increased
demand for home purchases as well and sparked an increase in prices. The low-interest rates that
helped fuel the home purchasing binge may be abating as the Federal Reserve raises rates to
tamp down on inflation. All these factors make the housing market a precarious place for renters
and first-time home buyers with limited means. v
The protections put in place last year during the pandemic in New Jersey were among the
most favorable in the country for renters. Now, however, many landlords are determined to make
up for rental losses, real and perceived, even though approximately $2 billion in federal and state
funds have flowed to landlords to make up for back rent in New Jersey.
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Background on the Housing Roundtable and This Report
The Latino Action Network Foundation [LANF], its sister organization the Latino Action
Network [LAN] and longtime ally, the Fair Share Housing Center [FSHC], have collaboratively
monitored affordable housing issues in New Jersey for more than a decade. As part of its
ongoing work, LANF sponsored a housing roundtable on September 10, 2021, to assess the
affordable housing situation in the state and offer policy recommendations. At that time, a
coalition of advocates, including the three organizations named above, were fresh from a
legislative victory that safeguarded tenants unable to pay their rents during the pandemic and
gave them a degree of protection from eviction for rental arrears accumulated as a result.
Unfortunately, as noted earlier, those protections expired at the end of last year and housing
affordability deteriorated further.
There have been some significant victories since the roundtable and those are considered
in this report. On July 1, 2022, Governor Phil Murphy signed the New Jersey Fiscal Year 2023
budget into law which included important investments in affordable housing. In addition to
providing $305 million of American Rescue Plan funding for approved affordable developments,
the budget also fully funds the Affordable Housing Trust Fund, allocates dollars towards a down
payment assistance program within the Housing Mortgage and Finance Agency, and sets aside
dollars to be used for lead paint removal in homes. The inclusion of the $305 million is
significant, in that it will support the development of more than 3,300 affordable units in
municipalities across the state.
This policy report identifies a series of measures to address the growing affordable
housing crisis. It sets forth a series of policy recommendations that our organizations pledge to
support. It was crafted with ongoing input from over a dozen panelists that discussed and debated
the recommendations contained herein. Participants were asked to consider what policy
objectives could be achieved in the next few years. The policy recommendations outlined in this
report were reached by consensus. Any policy objective not receiving unanimous support was
omitted.
As with past LANF policy reports, this one will be distributed to the entire New Jersey
Legislature and will be a focal point of our advocacy efforts. The Fund for New Jersey
financially supports these periodic issue-oriented roundtables.
Summary of Roundtable Proceedings
To help focus the roundtable discussion, participants were asked in advance to consider
the following three questions and be prepared to discuss them on the day of the event:
What unique challenges do working poor families and specifically Latinos face in the
current housing market?
On a state level, what new policies should we advocate for with the governor and
legislature – and what legislation and programming efforts should we advocate for?
What sorts of deficiencies exist and how can we best address those issues?
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The Roundtable began with a detailed PowerPoint presentation by Adam Gordon,
Executive Director of FSHC, who outlined the importance of the “Mount Laurel Doctrine”
ensconced in New Jersey law by a series of State Supreme Court rulings. It requires every
municipality to allocate a percentage of new housing units for affordable housing. This historical
struggle began in the 1970s when the political leaders of Mount Laurel sought to keep AfricanAmerican residents from moving to the town through exclusionary zoning practices.
Gordon went on to outline the history of redlining and exclusionary zoning that has kept
communities of color out of many middle class and wealthy towns. Over time, demographic
trends in New Jersey made housing segregation ever more obvious as Latino, African-American,
and Asian populations continued to grow, while the white population declined. The graph below
highlights the demographic changes in New Jersey over the last decade.

Gordon reviewed the successes of and perils to affordable housing construction in New
Jersey. He noted that there was a prolonged period, starting around 2000, where the Mount
Laurel doctrine was ignored or thwarted by successive administrations, culminating in Governor
Chris Christie’s attempts to in his words “gut” Mount Laurel. This lack of enforcement resulted
in significantly less affordable housing construction. Not surprisingly, while in the 1980s and
1990s New Jersey rents and home prices rose at the same rate as incomes, starting in 2000, rents
and home prices began to rise more quickly than incomes as affordable housing construction
stagnated. [See graph below].
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Fortunately, in 2015 the New Jersey Supreme Court ended the affordable housing
obstruction by forcing municipalities to present affordable housing plans to the courts for
approval. Now the doctrine is being enforced again with over 340 municipalities presenting plans
to meet their obligations. Gordon estimated that because of Mount Laurel litigation
approximately 50,000 affordable homes are scheduled for construction in the next decade.
Advocates are ever cognizant of the evolving set of strategies used to stifle economic
integration of New Jersey’s communities. In the past, efforts to build affordable housing in
affluent communities were thwarted by Regional Contribution Agreements [RCAs] that allowed
wealthier communities to reduce their affordable housing obligation by sending money to poorer
communities. RCAs led to the rehabilitation of only a very modest number of units in poor
communities; their principal effect was to reinforce New Jersey’s extreme segregation. A broad
coalition of community and faith leaders organized against this segregation in the early 2000s,
culminating in the passage of the landmark legislation that banned RCAs.
Assemblywoman Britnee Timberlake, [Democrat – 34th District], followed Gordon, and
delivered the keynote address. Timberlake, along with NJ State Senators Troy Singleton,
[Democrat – 7th District] and Brian Stack [Democrat – 33rd District], led the legislative charge to
pass laws protecting hundreds of thousands of vulnerable tenants from eviction because of the
economic disruption caused by the pandemic. Timberlake outlined the challenges she faced as a
woman of color trying to navigate the power structure in Trenton. She noted the influence that
“corporate lobbyists,” in this case those representing large landlords, have with legislators.
Timberlake stressed the need for more racially, ethnically, and economically diverse voices at
the table when policy decisions are being made.
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Timberlake proceeded to recommend a series of legislative initiatives to the panelists for
their consideration. She proposed a “community wealth preservation program’ that would allow
family members and others in the community to provide a smaller down payment for homes at
sheriff’s sales and allow purchasers more time to raise funds for a 20 percent down payment. The
current system benefits wealthy investors and is detrimental to the stability of neighborhoods.
Timberlake’s argued her legislation – [Bill A1834/S1427] – would allow families to retain home
ownership if others are unable to keep up with regular tax payments.
Timberlake endorsed legislation sponsored by Senator Shirley K. Turner – [Bill S270] –
that would create more lenient standards of creditworthiness for families and individuals
applying for low-income housing subsidies. As illustrated in the graph above, many prospective
tenants are paying more than half their incomes for housing. This forces them to make tough
decisions about paying other bills. Late payments damage the credit ratings of these families and
individuals and make it difficult for them to qualify for affordable housing. This leads to a cycle
of frustration. A lower subsidized rent would permit them to pay other bills in a timely fashion,
but they cannot access the subsidies because of a history of overdue payments.
The panelists strongly endorsed the assemblywoman’s first two suggestions, but they
were less receptive to some of the details of a third proposed measure. Timberlake spoke to the
panelists about her bill – [A794] – that would require all builders to set aside 25 percent of all
units for low and moderate-income housing. This portion of the bill met with the approval of the
panelists, but the exceptions permitted by the proposed legislation were seen as unacceptable.
The legislation would allow builders to reduce the percentage of affordable housing if the
development is ecologically friendly. In addition, a municipality could ask the developer to set
aside 30 percent of the cost of a project into a housing trust fund, rather than build the affordable
units. Under the proposed legislation, funds could also be used to develop community centers in
the municipality.
After the presentations, the roundtable participants were broken into two groups and took
part in several hours of vigorous debate. The panelists developed five recommendations for
legislators and other advocates to consider. While these steps alone will not solve the housing
crisis, the participants identified them as steps on the path to greater housing affordability. The
ordering of the recommendations is not a reflection of their relative importance.
The recommendations are listed below.

Roundtable Recommendations
No. 1 – Passage of rent control ordinances across New Jersey. Panelists argued that rent
control was one of the most effective methods of preserving affordable housing and
preventing a statewide eviction crisis.
Panelists praised the rent control ordinance passed in Asbury Park in March 2021 that
capped annual rent increases at 3.5 percent or the rate of general regional inflation as determined
by the federal Bureau of Labor Statistics Consumer Price Index whichever is higher. vi More
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recently, Montclair passed a rent control ordinance that went into effect in May. It capped rent
increases in most multi-family units at 4 percent. Increases to senior citizen tenants are capped at
2.5 percent. vii
The issue of statewide rent control deserves further consideration. Only two states,
Oregon and California, place limits on rent increases in all their municipalities. Oregon was the
first state in the nation to pass such legislation in 2019. viii New Jersey is one of only five states
with any rent control at all. ix Rent controls are also in place in Washington, D.C. Thirty-seven
states prohibit rent control.
No. 2 – Expansion of first-generation homebuyer programs. Most counties offer modest
financial assistance program to first-time home buyers of modest means. Most programs
offer loans of $10,000 that can be put towards a down payment or closing costs.
The panelists noted that not all first-time homebuyers are equal and that programs should
be expanded to give preference to homebuyers whose families have no history of home
ownership and are members of historically discriminated communities. These communities, due
to redlining, have been denied opportunities to build wealth.
The Fair Share Housing Center recently proposed to Governor Murphy the allocation of
$5 million a year for the next four years to fund this targeted program. Under this proposal,
applicants would receive up to $25,000 in a deferred loan to put towards a down payment or
closing costs. It is the hope of the panelists that these funds will come out of the $25 million
recently allocated in the state budget for first time homeowners.

No. 3 – Passage of the Community Wealth Preservation Program legislation as proposed by
Assemblywoman Timberlake. The program would benefit family members and neighbors
of those struggling to pay municipal taxes. It would soften, to some extent, the practice of
investors who prey upon the financially vulnerable and stabilize struggling neighborhoods.
The legislation passed the NJ State Assembly on March 24, 2022, by a 46-30 vote and the
NJ State Senate on June 29, 2022, by a 22-15 vote. As this report goes to press, the bill is still
under review by Governor Murphy.

No. 4 – Passage of legislation that would change the standards of creditworthiness for
tenants seeking affordable housing subsidies. In this case, as per the legislation, credit
scores “shall not be used in any manner to evaluate the creditworthiness of an affordable
housing applicant.”
This legislation was first introduced in 2009 but has languished ever since. It was reintroduced again in the State Senate in January but has yet to secure a hearing before the
Community and Urban Affairs Committee. No action has been taken in the Assembly in this
legislative session.
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No. 5 – Legislation that would require developers to set aside 25 percent of all units built in
New Jersey as low-and-moderate income housing.
Panelists agreed with the concept of the set-aside, proposed by Timberlake, but not with
the bill –[A794] – in its current form. It was re-introduced in the Assembly in January but no
hearing before the Assembly Housing Committee is pending. No action has been taken in the
Senate in this legislative session.

Conclusion
We are in the midst of one of the worst housing crises in recent memory. It is essential
state and local legislators act with haste to minimize the harm. The policy recommendations set
forth here are some of the next best steps to blunt the impact of a housing market spiraling out of
control. The byproducts of inaction are homelessness and dangerous overcrowding in
substandard housing.

Participants in the Roundtable were:
Zainab Awelenje - Volunteer Lawyers for Justice
Carmelo Cintron Vivas - Puerto Rican Action Board
Dana Cortes - Community Affairs Resource Center
Jesselly De La Cruz, Executive Director, LAN Foundation
Christian Estevez, President, Latino Action Network
Ty’Ta Givens - Independent Consultant/Realtor
Adam Gordon – Executive Director, Fair Share Housing Center
Tawanda Hubbard - Independent Consultant/LAN Foundation
Paola Marin - Community Affairs Resource Center
Beatriz Oesterheld – Executive Director, Community Affairs Resource Center
Yenifer Perez - Community Affairs Resource Center
Anna “Cuqui” Rivera - LAN Foundation
Felix Rosado - La Casa de Don Pedro
Azucena Rivero – Community Affairs Resource Center
Karol Y. Ruiz, Esq, Co-President, Wind of the Spirit Immigrant Resource Center
Frank Argote-Freyre, Chair, LAN Foundation, moderated the roundtable.
New Jersey Assemblywoman Britnee Timberlake served as the keynote speaker at the
Roundtable, but the recommendations contained herein do not necessarily reflect her views
in their entirety.
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Endnotes:
https://www.rent.com/research/average-rent-price-report/. The graph included with the report provides a stateby-state breakdown. The Washington Post reported more modest rent increases in an article on April 21, 2022, but
still well above double digit percentage points in many markets.
https://www.washingtonpost.com/business/interactive/2022/rising-rent-prices/
i

Jersey City was fourth in annual rent increases behind only Oklahoma City, Austin, Texas and Long Beach,
California.

ii

https://gothamist.com/news/nj-evictions-are-piling-up-following-a-2-year-moratorium-enacted-to-help-reducethe-spread-of-covid-19. The article notes that while eviction cases are climbing, they have yet to reach prepandemic levels.
iii

The data for the graph comes from the Census Bureau but it appeared in the Washington Post article cited
above.

iv

The National Low Income Housing Coalition released a report in Spanish in April outlining various aspects of the
affordable housing crisis. See The Gap: La Escasez de Viviendas Asequibles.
https://nlihc.org/sites/default/files/Gap-Report_2022_spa.pdf

v

vi

https://therealdeal.com/tristate/2021/04/21/asbury-park-residents-choose-less-stringent-rent-control/

vii

https://montclairlocal.news/rent-control-is-coming-to-montclair-may-9-how-itll-work/

https://www.oregonlive.com/politics/2019/02/oregon-gov-kate-brown-signs-nations-first-statewide-rentcontrol-law.html
viii

The other two states are New York and Maryland. For a map of state attitudes towards rent control see the
website of the National Multifamily Housing Council, a national landlord organization that monitors housing
legislation in all 50 states. https://www.nmhc.org/research-insight/analysis-and-guidance/rent-control-laws-bystate/
ix
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